WITHERLEY PARISH
NEIGHBOURHOOD
DEVELOPMENT PLAN
SUSTAINABLE SITE
ASSESSMENT (SSA)

1. Introduction
1.1. The Neighbourhood development plan (NDP) for Witherley Parish Council has been prepared by the Witherley Neighbourhood
Development Plan Steering Group (NDPSG) on behalf of the Parish Council. One of the important objectives of the NDP is to set out
where new residential development should be built within the Parish and to protect the parish from future unsustainable development
proposals.
1.2. This report is an update of the findings of the Strategic Housing and Economic Land Availability Assessment (SHELAA) sites report
publicised by Hinckley and Bosworth Borough Council (HBBC) between mid - December 2018 and August 2019. A local call for
sites in July 2019 has also generated additional potential residential sites.
1.3. There is no housing target set for Witherley which has been recognised by HBBC based upon an agreed population and economic
development increase in numbers and activity. The objectively assessed need between 2016 and 2036 is therefore for 0 additional
dwellings, based upon the settlement hierarchy agreed for the parish and the small proportion of the population of Witherley as a
proportion of the Borough as a whole.
1.4. This SSA report sets out how the Witherley NDPSG, identified sustainable sites for the allocation of land for housing development.
The recommendations made by the Steering Group were informed by evidence collected and assessed by a Housing Theme Group
(HTG), supplemented by information from an Environmental Theme Group (ETG) and supported by an independent consultant from
YourLocale.
1.5. The NDP supports the provision of sustainable housing in the Parish and has embraced the desire to exceed the Borough-wide
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housing provision target by identifying potential housing sites within the Parish to meet these requirements within locations that are
deliverable, developable and most importantly are acceptable to the local community.

2. Where did the site suggestions come from?
2.1 HBBC has prepared a SHELAA which identifies the potentially available sites put forward by landowners for residential
development. This exercise was substantially updated in December 2018 and July 2019 and identified potential residential and
economic development sites within Witherley parish. A scoring matrix based upon the methodology supported by the National
Planning Policy Frameworks (NPPF’s) was agreed by HTG members to reflect the unique characteristics of Witherley parish.
2.2 A total of twelve sites were assessed for residential suitability through a robust Sustainable Site Assessment (SSA) process and
the highest scoring sites have been negotiated with site owners for potential inclusion in the NDP. The sites were then presented to
the community through a series of well attended open events as the options for development and their opinions sought. The two sites
in this report recommended for allocation were supported by the local community and they will now be subject to an allocation through
the NDP.
2.3 Shortly before the Regulation 14 consultation began, the landowner of one of the two most favoured sites withdrew site 3 from the
process. As a result, the remaining site in this report recommended for allocation that was supported by the local community will
now be subject to an allocation through the NDP.

3. Site Selection Criteria
3.1. The initial site assessments were undertaken by the Consultant from YourLocale to ensure a professional approach based upon past
experience of similar assessments and to ensure a high level of objectivity and consistency in scoring. The assessment included a
comprehensive desk top study and online research followed by a visit to each of the sites. This led to some amendments being
agreed by all members of the HTG and it was then possible to rank each site in order of overall sustainability. The policy position of
HBBC in terms of their assessment of the developability of these SHELAA sites was a material consideration in these discussions
of scoring.

4. The Criteria and the RAG Scoring System
4.1. The SHELAA methodology jointly agreed between the Local Planning Authorities (including HBBC) of Leicester and Leicestershire
was used, coupled with the experience of the consultant in recommending past “made” NDP site allocations that have been
supported in an independent planning examination.
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4.2. The HTG agreed twenty-four scoring criteria in a SSA scoring matrix that are relevant to the selection and allocation of sites for new
dwellings using evidence from the NPPF’s (the core planning principles).
4.3. A scoring system, based on a Red, Amber or Green (RAG) score was applied to each criterion and listed for each identified site.
Red was scored for a negative assessment; Amber was scored where mitigation might be required; Green was scored for a positive
assessment. A different methodology for scoring to give varying weights to different criteria was considered by the HTG but rejected
as it would have been more complicated, less transparent to the community and could possibly be more subjective.
4.4. The following site assessment scoring matrix was used to compare each site in terms of developability.

Table 1 – Sustainable Site Assessment (SSA) framework for Witherley
1. Site area and capacity

2. Current Use

Small capacity up
to 3 dwellings alone
or in conjunction
with another site
Vacant

3. Adjoining Uses

Site wholly within
residential area or
village envelope

4. Topography

Flat or gently
sloping site

5. Greenfield or Previously
Developed Land
6. Site availability - Single
ownership or multiple ownership
7. Landscape Character
Assessment and Visual Impact
Assessment (LVIA)
8. Important Trees, Woodlands &
Hedgerows

Previously
developed land
(brownfield)
Single ownership

No harm to quality.

None affected

Medium capacity of
up to 5 dwellings

Large capacity of
more than 5
dwellings

Existing uses need
to be relocated
Site joined to
village envelope or
residential location

Loss of important
local asset
No physical direct
link to village
envelope or
residential location
Severe slope that
cannot be mitigated

Undulating site or
greater slope that
can be mitigated
Mixture of
brownfield &
greenfield land
Multiple ownership

Less than
substantial harm to
quality.
Mitigation
measures required

Greenfield land

Multiple ownership
with one or more
unwilling partners
Substantial harm to
quality.
Site would harm or
require removal of
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9. Relationship with existing
pattern of built development

Land visible from a
small number of
properties

10. Local Biodiversity score.

Low impact 1-2

11. Listed Building or important
heritage asset and their setting
12. Impact on the Conservation
Area or its setting
13. Safe pedestrian access to and
from the site

No harm to existing
building
No harm

14. Impact on existing vehicular
traffic

Existing footpath
Impact on village
centre minimal

15. Safe vehicular access to and
from the site.

Appropriate access
can be easily
provided

16. Distance to designated village
centre (for each village)
17. Current existing informal/formal
recreational opportunities on
site

Walking distance of
100m or less
No recreational
uses on site

18. Ancient monuments or
archaeological remains
19. Any existing public rights of
ways/bridle paths

No harm to an
ancient monument
or remains site

No impact on public
right of way

Land visible from a
range of sources
mitigated through
landscaping or
planting
Small to medium
impact 3
Less than
substantial harm
Less than
substantial harm
No footpath but can
be created
Medium scale
impact on village
centre
Appropriate access
can only be
provided with
significant
improvement
Walking distance of
101-250m
Informal
recreational uses
on site
Less than
substantial harm to
an ancient
monument or
remains site
Detriment to a
public right of way

Ancient tree or
hedge (or TPO)
Prominent visibility
Difficult to improve

High impact 4 or 5
Substantial harm
Substantial harm
No potential for
footpath
Major impact on
village centre
Appropriate access
cannot be provided

Walking distance of
greater than 251m
Formal recreational
uses on site
Substantial harm to
an ancient
monument or
remains
Re-routing required
or would cause
significant harm
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20. Gas and/or oil pipelines &
electricity transmission network
(Not water/sewage)

Site unaffected

Re-siting may be
necessary or
reduces
developable area
Mitigation may be
necessary

21. Any nuisance issues (Noise,
light, odour?)

No nuisance issues

22. Any contamination issues

No contamination
issues
Site in flood zone 1.

Minor mitigation
required
Site in flood zone 1
or 2 with known
flooding episodes.

No drainage issues
identified.

Need for mitigation.

23. Any known flooding issues

24. Any drainage issues.

Re-siting required
or may not be
feasible
Nuisance issues
will be an ongoing
concern
Major mitigation
required
Site in flood zone 3.
NB a sequential
test is required in
stage two.
Need for
substantial
mitigation.

5. The SSA outcome
5.1. The SSA’s were considered at a number of meetings of the HTG with active support from ETG members to ensure that adequate
local knowledge was central to the process. This led to a reassessment of some sites by the YourLocale Consultant with amendments
subsequently agreed with the HTG members to ensure an objective and transparent approach prior to the assessments being
agreed for presentation to the community.

5.2. The assessments were amended to reflect this input and they have been circulated as drafts to the relevant site sponsors, usually
the landowner or a professional agent working on their behalf. All parties have responded to the drafts and final SSA reports have
been produced.

5.3. The responses from landowners have been further considered by HTG and ETG members and the consultant to ensure that all
factors have been fairly considered, before a final decision is recommended by the NDPSG to the Parish Council.

5.4. The outcome of the SSA process is recorded in the following table. The RAG Rating is obtained by deducting the “Red” scores from
the “Green” scores. Amber remains a neutral score.
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Table 2 – SSA outcomes
SSA reference and Site Location

Number of units

SHELAA reference

RAG SCORE

Witherley 1 – Fenny Drayton opposite the Royal
Redgate

104

AS 579

Red negative two.

1,500

LPR88

Red negative eight.

Witherley 4 – Ratcliffe Culey North of Main Road

94

AS 1011 NS

Red negative two.

Witherley 5 – Ratcliffe Culey church croft

4

No SHELAA ref

Red negative one.

Witherley 6 – Witherley - Church Road

9

AS 582

Red negative two.

Witherley 7 – Witherley – Chapel Lane

14

LPR17

Green four.

Witherley 8 – Witherley- landlocked site off Chapel
Lane

33

AS587

Red negative six.

Witherley 9 – Witherley Kennel Lane upper
extension

59

AS586

Red negative one.

Witherley 10 – Witherley Kennel Lane middle
extension

93*

AS589

Red negative four.

Witherley 10a – Witherley hunt kennels renovation

15

No SHELAA ref

Green eight.

Witherley 10b – Witherley hunt kennels full
redevelopment

20

No SHELAA ref

Green eight.

Witherley 2 – Fenny Drayton- Simpson Farm

6

Witherley 11 – Witherley Kennel Lane lower

64

AS585

Red negative five.

5.5. The Parish Council having considered all of the evidence has therefore allocated the site with the highest green score.
• Land is allocated for the site at the former Witherley Hunt Kennels for about 15 units of residential accommodation.
Allocating this site exceeds the HBBC target by 15 units and the site is confirmed to be developable and deliverable by the owners.
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Witherley 1 – Fenny Drayton opposite the Royal Redgate (SHELAA Ref AS 579)
1. Overview
This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran BSc (Hons) MCIH MBA – Your Locale

Site - Details
HBBC SHELAA Ref AS579 Non – developable as residential.
Site summary :
Developable as 16,590 B1 use, 23,226 B2 use and 27,656 B8 use, 2028 to 2032.
Site name and address:

Fenny Drayton – opposite the Royal Redgate.

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

About 5.53HA – Approximately 104 units (3 bed dwellings).

Red

2. Current Use:

The site is a mainly a large open field used for arable purposes, this existing use will need to be
relocated.

Amber

3. Adjoining Uses:

The site sits fully removed from the current settlement to the Southern boundary of Fenny Drayton. Open
countryside aspects to two boundaries with the A5 to the Southern edge and the A444 to the eastern
boundary.

Red

4. Topography:

A flat site that will not require mitigation.

Green

5. Greenfield or Previously
Developed Land?

A wholly greenfield site.

Red

6. Site availability - Single
ownership or multiple
ownership?

Multiple ownership.

Amber

7. Landscape & Visual Impact
(LVIA) considerations.

The site is bounded on 2 sides by hedgerow interspersed with standard trees. Due to the noise and
pollution from the A5 & A444 the rural nature is negligible. There would be less than substantial harm to
quality and amenity of the open countryside.

Amber
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

8. Important Trees, Woodlands &
Hedgerows?

A number of established trees are found located within the site boundaries, these trees will need to be
fully protected. Development will probably require the destruction of trees and/or hedgerow.

Amber

9. Relationship with existing
pattern of built development?

The site is separate from the current built form of Fenny Drayton and has no relationship with it. Located
in open countryside adjacent to a major road, development may be in contradiction of the National
Planning Policy Frameworks of both 2012, 2018 and 2019.

Red

10. Local biodiversity score.

A score of 2. The eastern hedgerow appeared to be an old native species-rich hedge with ditch is
sections. Other boundaries were not accessible.

Green

11. Listed Building or important
built assets and their setting?

None nearby or within a short sight line.

Green

12. Impact on the conservation
area or its setting?

Not applicable for Fenny Drayton.

N/A

13. Is there an adopted
pavement to and from the site?

No existing provision and a long distance path is required to link with any footway (to Hinckley), there is
a question of third party ownership, resolving this issue is however beyond the scope of this assessment.

Red

14. Impact on existing vehicular
traffic?

A very large and negative impact on village and the adjacent road network at a very sensitive location.

Red

15. Safe vehicular access to and
from the site?

A small agricultural access is found on the Northern edge of the site. Vehicular access appears
impossible due to the curve and speed of the road. It does not appear possible to provide the adequate
visibility splay and the access dimensions required by the Highways Authority. Due to the nature of the
curved road and its size, the views of the Highways Authority will be of critical importance.

Red

16. Distance to designated
village centre (crossroads).

Approximately 950m from the geographical centre of the site.

Red

17. Current existing
informal/formal recreational
opportunities on site?

No recreational use identified.

Green

18. Ancient monuments or
archaeological remains?

None identified.

Green
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

19. Any public rights of
ways/bridle paths?

Yes, a bridleway is found near to the Western boundary of the site, development of this scale would
cause detriment to the open countryside aspect.

Amber

20. Gas, oil, pipelines and
networks & electricity
transmission network?

Utility cable crosses the boundary of the site, easy to re-site.

Amber

21. Any nuisance issues (noise,
light, odour)?

Extensive traffic noise and fumes from the A5 highway, abutting the highway so sound attenuation bunds
and additional planting could ameliorate but not negate these long term problems.

Red

22. Any contamination issues?

None identified.

Green

23. Any known flooding issues?

The site is within flood zone 1 and flooding is not considered a likelihood although a SUDS solution will
be required. A professional hydrology survey may also be required by HBBC for this large number of
units.

Green

24. Any drainage issues?

Minor pooling on site, easily remediated.

Amber

Red - 9

A RED
SCORING SITE
of NEGATIVE
2.

Summary

Amber - 7
Green - 7
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Witherley 2 - Fenny Drayton Simpson farm (Ref LPR88)
1. Overview
This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran

Site - Details
Site summary :

HBBC PRE-SHELAA 2019 ref LLPR88 Not yet assessed

Site name and address:

Simpson farm

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

Over 100 HA, approximately 1,500 units.

Red

2. Current Use:

The site is the vast majority of the Simpson farm, a large open field used for arable purposes (prairie
farming), this existing use will need to be relocated.

Amber

3. Adjoining Uses:

The vast majority of the land-locked site sits removed from the current settlement. Open countryside
aspects to all but a minor section of the boundary.

Red

4. Topography:

A gently sloping site that will require minor mitigation.

Amber

5. Greenfield or Previously
Developed Land?

A wholly greenfield site.

Red

6. Site availability - Single
ownership or multiple
ownership?

Single ownership.

Green

7. Landscape & Visual Impact
(LVIA) considerations.

The location is rural in character and development would cause a very substantial harm to the quality
and amenity of the open countryside. Development of this scale is not required in this location.

Red

8. Important Trees, Woodlands &
Hedgerows?

The field is surrounded by species-rich hedgerows. The south-eastern boundary is a species-rich
hedgerow with standards, a ditch and grassland verge, the eastern section of this hedgerow was
surveyed as part of the Ecological Survey 2019, Parish Biodiversity Grade of 3/5, this section no longer
qualifies as a Potential Local Wildlife Site. The south-western boundary is a species-rich hedgerow with

Red
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

ditch onto the A5. The rest of the western boundary is species-rich hedgerows with standards.
Depending on where access to the site occurs some hedgerow & trees may be destroyed.
9. Relationship with existing
pattern of built development?

The site abuts the settlement only at its north-eastern boundary – the majority is totally separate from the
current built form and has no relationship with it. Located in open countryside, development is in
contradiction of the guidance in the National Planning Policy Frameworks of both 2012, 2018 and 2019.

Red

10. Local biodiversity score.

The field itself has a Parish Biodiversity Grade of 1. So overall the site is Grade 2.

Green

11. Listed Building or important
built assets and their setting?

Insensitive development would impact negatively upon views of the Grade 2* listed church and its
setting.

Amber

12. Impact on the conservation
area or its setting?

Not applicable for Fenny Drayton.

N/A

13. Is there an adopted
pavement to and from the site?

No existing provision and difficult to ensure connectivity.

Red

14. Impact on existing vehicular
traffic?

A very large and negative impact on the adjacent road network at a very sensitive location, early
dialogue with Highways England is advised as a scheme of this size in this location is not viable.

Red

15. Safe vehicular access to and
from the site?

There are two separate access points onto Drayton Lane but these cannot accommodate the size of
ingress and egress that will be required without significant additional works.

Amber

16. Distance to designated
village centre (church).

Approximately 850m from the geographical centre of the site.

Red

17. Current existing
informal/formal recreational
opportunities on site?

No recreational use identified.

Green

18. Ancient monuments or
archaeological remains?

The site is within an area of archaeological interest and the developer will undoubtedly be required to
allow for extensive archaeological investigation because throughout the site there are numerous listings
on the Historic Environment Record including monuments and archaeological remains. The site is
bounded on the southwest and south by the roman roads Watling Street and Drayton Lane (MLE3019)
and there is evidence of prehistoric, roman and medieval occupation being extensive on the site and the
wider area.

Amber
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

19. Any public rights of
ways/bridle paths?

A right of way (from Witherley to Fenny Drayton) crosses directly through the centre of the site and this is
an important long distance footpath that will need to be retained if possible. Development of this scale
would cause severe detriment to the open countryside aspect and re-routing may be required.

Red

20. Gas, oil, pipelines and
networks & electricity
transmission network?

A utility cable is found along the Northern boundary and will require re-siting (straightforward).

Amber

21. Any nuisance issues (noise,
light, odour)?

Excessive traffic noise and fumes affecting the south-western portion of the site abutting the A5 so
sound attenuation bunds and additional planting could ameliorate but not negate these problems.

Red

22 Any contamination issues?

None identified.

Green

23. Any known flooding issues?

There are a number of streams crossing the site. A large section of the northern part of the site is within
flood zones 2 & 3 so a SUDS solution will be required and this part of the site will be sterilised and not
developable.

Red

24. Any drainage issues?

Minor pooling on site, easily remediated.

Amber

Red - 12

A VERY HIGH
RED SCORING
SITE of
NEGATIVE 8.

Amber - 7
Green - 4
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Witherley site 4 - Ratcliffe Culey North of Main Road (SHELAA Ref AS 1011-NS)
1.

Overview

This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran BSc (Hons) MCIH MBA – Your Locale

Site - Details
Site summary :

HBBC SHELAA Ref (AS 1011-NS). Non – developable.

Site name and address:

North of Main Road.

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

About 5HA – Approximately 94 units (3 bed dwellings). 15,000 metre squared B1 use.

Red

2. Current Use:

The site is a large open field used for arable purposes, this existing use will need to be relocated.

Amber

3. Adjoining Uses:

The site sits removed from the current settlement to the Eastern boundary of Ratcliffe Culey. Open
countryside aspects are found to most boundaries. There is a property on the West border, North and
East are fields, and the Southern border is the Main Road.

Red

4. Topography:

A gently sloping site.

Green

5. Greenfield or Previously
Developed Land?

A wholly greenfield site.

Red

6. Site availability - Single
ownership or multiple
ownership?

Single ownership.

Green

7. Landscape & Visual Impact
(LVIA) considerations.

The site is bounded by hedgerow to all boundaries, the location feels very rural in character and
development would cause a substantial harm to quality and amenity of the open countryside. There are
views across open fields towards Sheepy village.

Red

8. Important Trees, Woodlands &
Hedgerows?

All boundaries are old, native species-rich hedgerows with standards of Oak & Ash. Southern hedgerow
is 2m high by 2m wide with a significant ditch. The hedgerows match the quality and species rich nature
found across the Parish and act as important wildlife corridors linking to the River Tweed and

Amber
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surrounding area, these trees will need to be fully protected. Development will require the destruction of
trees and/or hedgerow.
9. Relationship with existing
pattern of built development?

The site is fully separate from the current built form and has no relationship with it. Located in open
countryside, development would be in direct contradiction of the National Planning Policy Frameworks of
both 2012, 2018 and 2019.

Red

10. Local biodiversity score.

A score of 5. The area is a bat foraging area with many farmland bird species. There is evidence of a
protected species and its routes through the site.

Red

11. Listed Building or important
built assets and their setting?

All Saints church is fairly close but development would not harm its character or setting.

Green

12. Impact on the conservation
area or its setting?

Not applicable to Ratcliffe Culey.

N/A

13. Is there an adopted
pavement to and from the site?

No existing provision and a very long distance path required to link with any footway, there is a question
of third party ownership, resolving this issue is however beyond the scope of this assessment.

Red

14. Impact on existing vehicular
traffic?

A very large and negative impact on the village centre and adjacent road network.

Red

15. Safe vehicular access to and
from the site?

A small agricultural access is found on the Western edge of the site. Vehicular access should be
possible with significant improvements required for an adequate visibility splay and access dimensions to
be agreed with the Highways Authority. Due to the nature of the curved road and its size, the views of
the Highways Authority will be of critical importance.

Amber

16. Distance to designated
village centre (public house).

Approximately 265m from the geographical centre of the site.

Red

17. Current existing
informal/formal recreational
opportunities on site?

No recreational use identified.

Green

18. Ancient monuments or
archaeological remains?

None identified within the site but it is within 200m of known archaeological sites.

Green
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19. Any public rights of
ways/bridle paths?

None found within or adjacent to the site.

Green

20. Gas, oil, pipelines and
networks & electricity
transmission network?

Two utility cables pass through the site and will require re-siting, electricity substation in SE corner.

Amber

21. Any nuisance issues (noise,
light, odour)?

None identified.

Green

22. Any contamination issues?

The site has been used for animal husbandry and a spoil tip is in situ, these issues will require a full
professional investigation.

Amber

23. Any known flooding issues?

The site is only 40m to the boundary line of flood zone 2 and it will require a professional hydrology
survey for this large number of units, a SUDS solution will be required.

Amber

24. Any drainage issues?

Minor pooling on site, easily remediated.

Amber

Red - 9

A RED
SCORING SITE
of NEGATIVE
2.

Amber - 7
Green - 7
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Witherley 5 – Ratcliffe Culey Church Croft - No SHELAA reference
1.

Overview

This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran BSc (Hons) MCIH MBA – Your Locale

Site - Details
Site summary :

No HBBC SHELAA Ref.

Site name and address:

Ratcliffe Culey Church Croft.

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

About 0.16HA – Approximately 4 units (3 bed dwellings).

Green

2. Current Use:

The site is a small field used for grazing and as a paddock, this use will need to be relocated.

Amber

3. Adjoining Uses:

The site sits adjoining the recognised residential envelope, adjacent to All Saints Church & churchyard,
Manor Farm buildings & farmyard, agricultural field with a scheduled monument and residential
properties.

Amber

4. Topography:

A relatively flat site that slopes gently towards the church and will not require mitigation.

Green

5. Greenfield or Previously
Developed Land?

A wholly greenfield site.

Red

6. Site availability - Single
ownership or multiple
ownership?

Single ownership.

Green

7. Landscape & Visual Impact
(LVIA) considerations.

The site is bounded on three sides by hedgerow with interspersed trees, the location feels very rural in
character and development would cause a substantial harm to the character, quality and amenity of the
open countryside.

Red

8. Important Trees, Woodlands &
Hedgerows?

A number of established trees are located within the site boundaries, these trees will need to be fully
protected. An ancient hedgerow is found around most of the site. Development would require
destruction of ancient hedgerow and trees. The eastern hedgerow is identified in the Ecological Survey
2019 as a Local Wildlife Site.

Red
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9. Relationship with existing
pattern of built development?

The land is visible from a range of sources with one residential unit overlooking the site. The site can be
viewed from a range of sources including the frontage of All Saints Church, Manor Farm buildings and
farmyard, 3 high residential-use footpaths, the children’s playground, residential properties on Ormes
Lane, Church Lane and Main Road.

Amber

10. Local biodiversity score.

A biodiversity score of 5. On the UK BAP list hedgerows are recognised as a priority habitat. On the UK
BAP 6 terrestrial species of bats are listed, there is a bat roost less than 50m from the site. Our local
Hedgehog expert, quote ‘there is a high potential for Church Croft and surrounding area to be a nesting
and/or foraging ground for the West European Hedgehog, there are also 4 species on the UK BAP
priority bird species these birds have been seen nesting and feeding in Church Croft.

Red

11. Listed Building or important
built assets and their setting?

The site is adjacent to the church graveyard and in very close proximity to a scheduled monument,
approximately 60 metres at the nearest point. Development would cause less than substantial harm to
the rural setting at the entrance to the Grade II listed church (1188508) as well as the setting of the
nationally scheduled monument and manorial complex (110480). The church is currently set apart with a
ring of green fields acting as a buffer protecting the vistas.

Amber

12. Impact on the conservation
area or its setting?

Not applicable for Ratcliffe Culey.

N/A

13. Is there an adopted
pavement to and from the site?

No existing provision and the narrowness of Church Lane is a potentially serious barrier to providing a
solution and there is also a question of third party ownership, resolving this latter issue is however
beyond the scope of this assessment.

Red

14. Impact on existing vehicular
traffic?

A relatively minor impact on traffic movements from this small number of units.

Green

15. Safe vehicular access to and
from the site?

A small agricultural access is found on the Western edge of the site. Vehicular access appears very
difficult due to destruction of standard trees and hedgerow, the road is very narrow at 3.5m. An adequate
visibility splay and access dimensions would need to be agreed with the Highways Authority. This will
require a solution but is possible for this relatively small number of units with the support of
Leicestershire County Council highways.

Amber

16. Distance to designated
village centre (public house).

Approximately 110m from the geographical centre of the site.

Amber
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17. Current existing
informal/formal recreational
opportunities on site?

None identified.

Green

18. Ancient monuments or
archaeological remains?

The nationally scheduled monument (110480) the Moat and Fishponds is about 60m away from the
nearest point to the sites boundary. The moat and ponds monument has been listed since 1952
Leicestershire & Rutland HER (MLE19371). Historic England are very likely to object to the residential
development of this site and this could well prove to be a “deal-breaker”.

Red

19. Any public rights of
ways/bridle paths?

Although there are none within site, there are 3 very well used public footpaths adjacent to the site. Any
development will need to protect the integrity of their setting, development of the site will cause detriment
to the PROW’s as development will have a negative effect upon the current open countryside nature of
this site.

Amber

20. Gas, oil, pipelines and
networks & electricity
transmission network?

A utility cable passes through the site and will require re-siting, easy to resolve.

Amber

21 Any nuisance issues (noise,
light, odour)?

Noxious smells from the adjacent dairy farm along with associated noise and night time security lighting,
these issues will be an ongoing concern.

Red

22. Any contamination issues?

The site has been used for animal husbandry so a full professional investigation will be required.

Amber

23. Any known flooding issues?

The site is within flood zone 1 and flooding is not considered a major issue, surface water flooding is in
the lowest risk category from the Strategic Flood Risk Assessment (SFRA).

Green

24. Any drainage issues?

Minor pooling on site, easily remediated.

Amber
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Red - 7
Summary

Amber - 10
Green - 6
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A RED
SCORING SITE
of NEGATIVE
1.

Witherley site 6 – Church Road Witherley (SHELAA Ref AS582)
1.

Overview

This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran BSc (Hons) MCIH MBA – Your Locale

Site - Details
Site summary :

HBBC SHELAA Ref AS582. Non – developable.

Site name and address:

Church Road, Witherley.

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

About 0.3HA – Approximately 9 units (3 bed dwellings).

Amber

2. Current Use:

The site is a large open field used for grazing purposes, this existing use will need to be relocated.

Amber

3. Adjoining Uses:

The site sits within the current built form of Witherley next to the school playing fields with a tennis court
set without a large single use residential plot to the Northern boundary, the plot overlooks an adjacent
bungalow.

Amber

4. Topography:

A heavily sloping site that may require substantial and expensive mitigation measures.

Amber

5. Greenfield or Previously
Developed Land?

A wholly greenfield site.

Red

6. Site availability - Single
ownership or multiple
ownership?

Single ownership.

Green

7. Landscape & Visual Impact
(LVIA) considerations.

The site has an open countryside feel, the location is rural in character and development would cause
less than substantial harm to the quality and amenity of the open countryside on this village edge. LVIA shows 2 green dots on dot map from residential drop-ins

Amber

8. Important Trees, Woodlands &
Hedgerows?

The site is bordered by trees and they will need to be fully protected, along with their root structures. A
very large Oak tree is on the eastern border of the site and this has a TPO in place. Development will
probably require the destruction of trees and /or hedgerow with TPO’s.

Red
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9. Relationship with existing
pattern of built development?

The site is adjacent to the current built form and has a relationship to it. The land is visible from a range
of sources and this negative impact would need to be ameliorated through a sensitive design with
additional green assets to be provided as mitigation.

Amber

10. Local biodiversity score.

Small to medium impact, 3.

Amber

11. Listed Building or important
heritage assets and their
setting?

The site is close to the Grade I Listed Church of St Peters and listed tomb in the grave yard. It is also
opposite The Blue Lion Public House which is a Grade II Listed Building. Design should be sensitive to
this but if mature trees and planting are retained the site should not impact negatively upon the Church’s
setting.

Amber

12. Impact on the conservation
area or its setting?

The site is wholly within the Western edge of the village conservation area and development of this scale
would cause less than substantial harm to its character and/or setting.

Amber

13. Is there an adopted
pavement to and from the site?

No existing provision although a pedestrian footway is in place along Church Road, straightforward to
add additional footway to ensure pedestrian connectivity with the village centre.

Amber

14. Impact on existing vehicular
traffic?

A medium scale negative impact on the village centre due to it being unlikely to use the shared access to
the rectory and this site being dependent upon a one way access.

Amber

15. Safe vehicular access to and
from the site?

The access between Mill Lane and Church Road will not be adequate and may require the support of a
third party landowner to proceed. A very narrow agricultural access is found on the Eastern edge of the
site. Vehicular access appears impossible and the destruction of trees and hedgerow to facilitate this
residential standard of access is difficult. An adequate visibility splay and access dimensions to be
agreed with the Highways Authority.

Red

16. Distance to designated
village centre (public house).

Approximately 35m from the geographical centre of the site.

Green

17. Current existing
informal/formal recreational
opportunities on site?

Yes, a private paddock and currently used for horses.

Amber

18. Ancient monuments or
archaeological remains?

The HER lists the site to be within an area of archaeological interest being situated in the early to post
medieval settlement core of the village. This together with a considerable number of roman findings in

Amber
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close proximity means that the developer should allow for an expected archaeological investigation of
the site.
19. Any public rights of
ways/bridle paths?

None found within or adjacent to the site.

Green

20. Gas, oil, pipelines and
networks & electricity
transmission network?

None found.

Green

21. Any nuisance issues (noise,
light, odour)?

Yes, minor ongoing traffic noise from the A5 and also loud and regular substantial noise from the nearby
pub.

Red

22. Any contamination issues?

The site has been used for animal husbandry so will require a full professional investigation.

Amber

23. Any known flooding issues?

The Western boundary of the site abuts the river Anker. A small part of the site is in flood zone 3 and is
known to have flooded in the past, a further small section is in flood zone 2. The site is in an area with a
risk of ground water flooding.

Red

24. Any drainage issues?

Extensive drainage issues to the Western boundary, a need for substantial mitigation required.

Red

Red - 6

A RED
SCORING SITE
of NEGATIVE
2.

Amber - 14
Green - 4
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Witherley 7 – Chapel Lane Witherley (SHELAA Ref LPR17)
1.

Overview

This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran BSc (Hons) MCIH MBA – Your Locale

Site - Details
Site summary :

HBBC SHELAA Ref LPR17. Developable, 2023-27.

Site name and address:

Chapel Lane, Witherley.

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

About 0.55HA – Approximately 14 units (3 bed dwellings).

Red

2. Current Use:

The site is a number of derelict ex farm buildings and a large open field vacant as fallow land.

Green

3. Adjoining Uses:

The site is adjacent to the village hall and development is outside of the recognised village boundary.

Amber

4. Topography:

A large section of concrete will require removal although the bulk of the site does not require any
remediation.

Green

5. Greenfield or Previously
Developed Land?

A mixture of greenfield and brownfield land.

Amber

6. Site availability - Single
ownership or multiple
ownership?

Multiple ownership with a desire to develop.

Amber

7. Landscape & Visual Impact
(LVIA) considerations.

The site has expansive open views with long distance vistas over surrounding countryside, the location
feels very rural in character and development would cause substantial harm to the quality and amenity of
the open countryside.

Red

8. Important Trees, Woodlands &
Hedgerows?

The site is bounded on three sides by hedgerow with interspersed trees, the location feels rural in
character and development would cause a less than substantial harm to the quality and amenity of the
open countryside. Development will probably require the destruction of trees and/or hedgerow.

Amber
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9. Relationship with existing
pattern of built development?

The site is adjacent to the current built form and has a poor relationship to it. The land is visible from the
parish rooms and many local properties, this negative impact would need to be ameliorated through a
high quality design solution.

Amber

10. Local biodiversity score.

A low score of 1-2.

Green

11. Listed Building or important
heritage assets and their
setting?

None identified.

Green

12. Impact on the conservation
area or its setting?

The site is outside of the conservation area and is far enough removed to have no negative impacts
upon it.

Green

13. Is there an adopted
pavement to and from the site?

No existing provision and it appears impossible to connect the site to the nearby footpaths without the
active support of a third party landowner. Appears impossible to ensure pedestrian connectivity with the
village centre.

Red

14. Impact on existing vehicular
traffic?

A medium scale negative impact on the village centre due to the number of units involved.

Amber

15. Is a vehicular access
available to and from the site?

An agricultural access is found off of Chapel Lane and vehicular access is not possible without the active
support of a third party landowner, in addition, it appears that the destruction of trees and hedgerow will
be required to facilitate this residential standard of access. An adequate visibility splay and access
dimensions will need to be agreed with the Highways Authority.

Red

16. Distance to designated
village centre (public house).

Approximately 360m from the geographical centre of the site.

Red

17. Current existing
informal/formal recreational
opportunities on site?

Dog walkers and joggers use the site on an informal basis.

Amber

18. Ancient monuments or
archaeological remains?

None identified.

Green

19. Any public rights of
ways/bridle paths?

Yes, a long distance footpath is found within the Western edge of the site so any development will need
to protect the integrity of its setting, development of the site will cause detriment to the ROW as
development will have a negative effect upon the current open countryside feel.

Amber
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20. Gas, oil, pipelines and
networks & electricity
transmission network?

None found on site.

Green

21. Any nuisance issues (noise,
light, odour)?

Yes, traffic noise can be an issue in the wrong atmospheric conditions but a more important noise
nuisance is from the parish rooms – particularly parties and amplified music. This will be an ongoing
concern.

Red

22. Any contamination issues?

No issues identified.

Green

23. Any known flooding issues?

The Southern boundary of the site is very close to an area of flood zone 2 although surface water
flooding is in the lowest risk category from the Strategic Flood Risk Assessment (SFRA).

Green

24. Any drainage issues?

No issues identified, appears to drain well.

Green

Red - 6
Amber - 8
Green - 10
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A GREEN
SCORING SITE
of 4.

Witherley 9 – Kennel Lane Upper Extension, Witherley (SHELAA Ref AS586)
1.

Overview

This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran BSc (Hons) MCIH MBA – Your Locale

Site - Details
Site summary :

HBBC SHELAA Ref AS586. Developable, 2023-27.

Site name and address:

Kennel Lane Upper Extension.

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

About 3.16HA – Approximately 59 units (3 bed dwellings).

Red

2. Current Use:

The site is a very large open field used for arable purposes, this existing use will need to be relocated.

Amber

3. Adjoining Uses:

The site is to the East of Kennel Lane which has modern houses on the other side of the Road.
Agricultural fields to the Eastern and Northern boundaries and the Hunt buildings to the Southern edge.

Amber

4. Topography:

A relatively flat site that will not require remediation.

Green

5. Greenfield or Previously
Developed Land?

A wholly greenfield site.

Red

6. Site availability - Single
ownership or multiple
ownership?

Single ownership.

Green

7. Landscape & Visual Impact
(LVIA) considerations.

The site has extensive panoramic vistas over a long distance, the location feels very rural in character
and development would cause a substantial harm to the quality and amenity of the open countryside and
this edge of the settlement. The LVIA showed numerous green dots on the residential drop-in maps.

Red

8. Important Trees, Woodlands &
Hedgerows?

The site is bounded on three sides by hedgerow with interspersed trees, the location feels very rural in
character and development would cause a substantial harm to the quality and amenity of the open
countryside. Development will require the destruction of trees and/or hedgerow.

Red
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

9. Relationship with existing
pattern of built development?

The site is adjacent to the current built form and has a connected relationship to it. The land is visible
from a number of properties.

Amber

10. Local biodiversity score.

Field, low diversity score of 1.

Green

11. Listed Building or important
heritage assets and their
setting?

None identified.

Green

12. Impact on the conservation
area or its setting?

The site is outside of the conservation area but a very large development of this scale would have a less
than substantial negative effect upon its setting.

Amber

13. Is there an adopted
pavement to and from the site?

No existing provision and as the nearest footpath is on the other side of Kennel Lane it appears difficult
to provide connectivity with the village centre.

Amber

14. Impact on existing vehicular
traffic?

A very large scale negative impact on the village centre due to the large number of units involved.

Red

15. Safe vehicular access to and
from the site?

An agricultural access is in place to the North Western corner of the site, although the close distance to
St Peters Avenue is a concern. Vehicular access could be possible with significant improvements and
the destruction of trees and hedgerow to facilitate this residential standard of access. An adequate
visibility splay and access dimensions to be agreed with the Highways Authority.

Amber

16. Distance to designated
village centre (public house).

Approximately 300m from the geographical centre of the site.

Red

17. Current existing
informal/formal recreational
opportunities on site?

No recreational use identified.

Green

18. Ancient monuments or
archaeological remains?

A developer will have to allow for the possibility of an archaeological survey due to the close proximity of
several sites of archaeological interest. These include an area of archaeological interest 270 m south of
the centre of the site and the scheduled roman monument 400 m to the south. Findings north west and
east of the site indicate the extent of roman settlement.

Amber

19. Any public rights of
ways/bridle paths?

A long distance footpath is found in an adjacent field so any development will need to protect the
integrity of its setting, development of the site will cause detriment to the footpath as it will have a
negative effect upon the current open countryside feel.

Amber
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

20. Gas, oil, pipelines and
networks & electricity
transmission network?

A utility cable will require re-siting.

Amber

21. Any nuisance issues (noise,
light, odour)?

Yes, traffic noise is an issue in the wrong atmospheric conditions and this will be an ongoing concern.

Red

22. Any contamination issues?

None identified.

Green

23. Any known flooding issues?

Yes, a large section of the area is in flood zone 2. The Eastern boundary of the site also abuts a stream
and it is a medium category risk in the recent SFRA. A full SUDS solution will be required for this number
of units.

Amber

24. Any drainage issues?

The location of the stream means that ponding is found to the Eastern part of the site, easily mitigated.

Amber

Red - 7

A RED
SCORING SITE
of NEGATIVE
1.

Amber - 11
Green - 6
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Witherley 8 – Landlocked site off Chapel Lane Witherley (SHELAA Ref AS587)
1. Overview
This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran BSc (Hons) MCIH MBA – Your Locale

Site - Details
Site summary :

HBBC SHELAA Ref AS587. Developable, 2023-27.

Site name and address:

Landlocked site off Chapel Lane, Witherley.

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

About 1.34HA – Approximately 33 units (3 bed dwellings).

Red

2. Current Use:

The site is a large open field used for grazing purposes, although it has not been used for some time this
existing use will need to be relocated.

Amber

3. Adjoining Uses:

The site is on the North Eastern tip of the current built form adjacent to the parish rooms, it is attached to
the Chapel Lane site (Witherley SSA 7) but is an open field location.

Red

4. Topography:

A relatively flat site that can be remediated.

Green

5. Greenfield or Previously
Developed Land?

A wholly greenfield site.

Red

6. Site availability - Single
ownership or multiple
ownership?

Single ownership.

Green

7. Landscape & Visual Impact
(LVIA) considerations.

The site has open vistas in the surrounding countryside, the location feels very rural in character and
development would cause a substantial harm to the quality and amenity of the open countryside. LVIA –
there are 4 green dots on the map from the residents drop-ins.

Red

8. Important Trees, Woodlands &
Hedgerows?

The site is bounded on three sides by hedgerow with interspersed trees, the location feels semi - rural in
character and development would cause a less than substantial harm to the quality and amenity of the
open countryside. Development will probably require the destruction of trees and/or hedgerow.

Amber
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

9. Relationship with existing
pattern of built development?

The site sits away from the current built form and has no relationship to it. Although the land is only partly
visible from the parish rooms and nearby residential units this negative impact would produce an
incongruous development against NPPF advice.

Red

10. Local biodiversity score.

A medium score of 3.

Amber

11. Listed Building or important
heritage assets and their
setting?

None identified.

Green

12. Impact on the conservation
area or its setting?

Although the site is outside of the conservation area a development of this scale with cause a less than
substantial harm to its tranquillity and setting.

Amber

13. Is there an adopted
pavement to and from the site?

No existing provision and as the site is totally landlocked it appears impossible to access without the
active support of a third party landowner.

Red

14. Impact on existing vehicular
traffic?

A large scale negative impact on the village centre due to the number of units involved.

Red

15. Safe vehicular access to and
from the site?

No existing provision and as the site is totally landlocked it appears impossible to access without the
active support of a third party landowner.

Red

16. Distance to designated
village centre (public house).

Approximately 340m from the geographical centre of the site.

Red

17. Current existing
informal/formal recreational
opportunities on site?

Dog walkers and joggers use the site on an informal basis.

Amber

18. Ancient monuments or
archaeological remains?

None identified.

Green

19. Any public rights of
ways/bridle paths?

Yes, a long distance footpath is found adjacent to the Western edge of the site so any development will
need to protect the integrity of its setting, development of the site will cause detriment to the ROW as
development will have a negative effect upon the current open countryside feel.

Amber

Page 3 of 4

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

20. Gas, oil, pipelines and
networks & electricity
transmission network?

None identified.

Green

21. Any nuisance issues (noise,
light, odour)?

Yes, traffic noise can be an issue in the wrong atmospheric conditions but a more important noise
nuisance is from the parish rooms – particularly from parties and amplified music. This will be an ongoing
concern.

Red

22. Any contamination issues?

None identified.

Green

23. Any known flooding issues?

The Southern section of the site abuts a stream. A small part of the site is in flood zone 3, the advice of
the Environment Agency is not to develop in this high risk category and in addition a further larger
section is classed as flood zone 2. It will require a professional hydrology survey for this number of units
and a SUDS solution will be required.

Red

24. Any drainage issues?

The location of the stream means that flooding has occurred to the Southern part of the site and this
area has previously been excluded from development by the Environment Agency.

Red

Red - 12
Amber - 6
Green - 6
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A HIGH RED
SCORING SITE
of NEGATIVE
6.

Witherley 10 – Kennel Lane mid Extension, Witherley (SHELAA Ref AS589)
1. Overview
This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran BSc (Hons) MCIH MBA – Your Locale

Site - Details
Site summary :

HBBC SHELAA Ref AS589. Developable, 2023-27.

Site name and address:

Kennel Lane Mid Extension.

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

About 4.95HA – Approximately 93 units (3 bed dwellings).

Red

2. Current Use:

The site is a combination of the hunt kennels, residential use, storage for the kennels and an open field
used for grazing purposes, these existing uses will need to be relocated.

Amber

3. Adjoining Uses:

The site is to the East of Kennel Lane which has modern houses on the other side of the Road.
Agricultural fields to the Southern, Eastern and Northern boundaries and the Hunt buildings within the
site.

Amber

4. Topography:

A relatively flat site that can be remediated.

Green

5. Greenfield or Previously
Developed Land?

A part greenfield and part brownfield site.

Amber

6. Site availability - Single
ownership or multiple
ownership?

Single ownership.

Green

7. Landscape & Visual Impact
(LVIA) considerations.

The site has impressive open long distance panoramic vistas to the surrounding areas, the location feels
very rural in character and development would cause a substantial harm to the quality and amenity of the
open countryside and the village edge.

Red

8. Important Trees, Woodlands &
Hedgerows?

The site is bounded on most sides by substantial hedgerow with interspersed trees, the location feels
very rural in character and development would cause a substantial harm to the quality and amenity of the
open countryside. Development will require the destruction of trees and/or hedgerow.

Red
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

9. Relationship with existing
pattern of built development?

The site is adjacent to the current built form and has a relationship to it, mitigation is required to shield
the development from a small number of properties.

Amber

10. Local biodiversity score.

Medium impact with a score of 3 due to the stream and pond running through the site. Development
would need to preserve these green assets and protection would be required.

Amber

11. Listed Building or important
heritage assets and their
setting?

The site contains buildings and accommodation associated with the Atherstone Hunt. The red brick hunt
buildings (circa 1815) and Cottages (circa 1840) have been submitted to HBBC and the Leicestershire &
Rutland HER for inclusion on the local heritage list because of their rarity, historic association and
architectural interest. Any development on the site should preserve these assets.

Red

The other important heritage asset on the site is well defined Ridge and Furrow to the rear of the hunt
building which should be preserved.
Roman and medieval remains are found about 400m to the South of this site.

12. Impact on the conservation
area or its setting?

The site is near to the conservation area and a very large development of this scale would have a less
than substantial negative effect upon its setting.

Amber

13. Is there an adopted
pavement to and from the site?

No existing provision and as the nearest footpath is on the other side of Kennel Lane it appears difficult
and expensive to provide connectivity with the village centre.

Amber

14. Impact on existing vehicular
traffic?

A very large scale negative impact on the village centre due to the extremely large number of units
involved.

Red

15. Safe vehicular access to and
from the site?

An agricultural access is in place to the side of the existing kennels. Vehicular access could be possible
with significant improvements to facilitate this residential standard of access. An adequate visibility splay
and access dimensions to be agreed with the Highways Authority.

Amber

16. Distance to designated
village centre (public house).

Approximately 350m from the geographical centre of the site.

Red

17. Current existing
informal/formal recreational
opportunities on site?

A private recreation was previously in place as the home of the kennels for the Atherstone hunt and
associated horse paddocks, this use is no longer present.

Green

18. Ancient monuments or
archaeological remains?

Definite Ridge and Furrow Earthworks recorded by Hall D (circa 2000) in the Turning the Plough Survey.
Confirmed on recent satellite photographs. Development would destroy this historical asset.

Red
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

No other features on the site. However there is evidence in the surrounding area (including the proximity
of the scheduled monument) that there is a strong likelihood that buried archaeological remains will be
affected by the proposed development and the developer must allow for appropriate archaeological
reports and surveys which may be required.
19. Any public rights of
ways/bridle paths?

Yes, a long distance footpath is found adjacent to the site, development of the site will cause detriment
to the footpath as it will have a negative effect upon the current open countryside feel.

Amber

20. Gas, oil, pipelines and
networks & electricity
transmission network?

None identified within the site.

Green

21. Any nuisance issues (noise,
light, odour)?

Yes, constant traffic noise from the A5, exacerbated by wind direction. This is an ongoing concern.

Red

22. Any contamination issues?

A large spoil tip is within the site, this will require a full professional investigation.

Amber

23. Any known flooding issues?

Although the site is located within flood zone 1 the SFRA shows part of the site likely to flood with
surface water, a further hydrology study might be required, for this number of units a full SUDS solution
will be required.

Amber

24. Any drainage issues?

The site is in an area with surface water drainage issues following heavy rainfall. A water course runs to
the east.

Amber

Red - 8
Amber - 12
Green - 4
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A HIGH RED
SCORING SITE
OF NEGATIVE
4.

Witherley 10a – Hunt Kennels renovation (No SHELAA Ref)
1. Overview
This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran BSc (Hons) MCIH MBA – Your Locale

Site - Details
Site summary :

No SHELAA Ref.

Site name and address:

Hunt Kennels renovation.

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

About 1HA – Approximately 15 units (2 and 3 bed dwellings).

Red

2. Current Use:

The site was previously used by the hunt kennels but is now vacant.

Green

3. Adjoining Uses:

The site is to the East of Kennel Lane which has modern houses on the other side of the Road.
Agricultural fields to the Southern, Eastern and Northern boundaries and the Hunt buildings make up the
majority of the site.

Green

4. Topography:

A relatively flat site that can be remediated.

Green

5. Greenfield or Previously
Developed Land?

A part greenfield and part brownfield site.

Amber

6. Site availability - Single
ownership or multiple
ownership?

Single ownership.

Green

7. Landscape & Visual Impact
(LVIA) considerations.

The majority of the buildings on the site are in a poor state of repair. The location does have some open
countryside views to the surrounding areas, the location feels urban fringe in character and development
would cause less than substantial harm to the quality and amenity of the open countryside and may
improve the overall character if designed sensitively.

Amber

8. Important Trees, Woodlands &
Hedgerows?

The site is bounded on the Southern boundary with a substantial hedgerow and several trees are found
along Kennel Lane, the trees appear mainly self-set and none would be adversely affected by
development.

Green
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

9. Relationship with existing
pattern of built development?

The site is adjacent to the current built form and has a connected relationship to it. The land is only
visible from a small number of properties.

Green

10. Local biodiversity score.

Medium impact with a score of 2 due to the previous use of the site as hunt kennels.

Green

The site contains buildings and accommodation associated with the Atherstone Hunt. The red brick hunt
buildings (circa 1815) and Cottages (circa 1840) have been submitted to HBBC and the Leicestershire &
Rutland HER for inclusion on the local heritage list because of their rarity, historic association and
architectural interest. Any development on the site should preserve these assets.

Red

11. Listed Building or important
heritage assets and their
setting?

The other important heritage asset on the site is well defined Ridge and Furrow to the rear of the hunt
building which should be preserved.
Roman and medieval remains are found about 400m to the South of this site.

12. Impact on the conservation
area or its setting?

The site is near to the conservation area and a small renovation and part new build scheme of this minor
scale would have a less than substantial negative effect upon its setting.

Amber

13. Is there an adopted
pavement to and from the site?

No existing provision and as the nearest footpath is on the other side of Kennel Lane it appears difficult
and expensive to provide connectivity with the village centre.

Amber

14. Impact on existing vehicular
traffic?

A small scale negative impact on the village centre due to the relatively small number of units involved.

Amber

15. Safe vehicular access to and
from the site?

An agricultural access is in place to the side of the existing kennels. Vehicular access could be possible
with significant improvements to facilitate this residential standard of access. An adequate visibility splay
and access dimensions to be agreed with the Highways Authority.

Amber

16. Distance to designated
village centre (public house).

Approximately 280m from the geographical centre of the site.

Red

17. Current existing
informal/formal recreational
opportunities on site?

A private recreation was previously in place as the home of the kennels for the Atherstone hunt and
associated horse paddocks, this use is no longer present.

Green

18. Ancient monuments or
archaeological remains?
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Definite Ridge and Furrow Earthworks recorded by Hall D (circa 2000) in the Turning the Plough Survey.
Confirmed on recent satellite photographs. Development would destroy this historical asset.
No other features on the site. However there is evidence in the surrounding area (including the proximity
of the scheduled monument) that there is a strong likelihood that buried archaeological remains will be

Red

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

affected by the proposed development and the developer must allow for appropriate archaeological
reports and surveys which may be required.
19. Any public rights of
ways/bridle paths?

None identified within or adjacent to this location.

Green

20. Gas, oil, pipelines and
networks & electricity
transmission network?

None identified within the site.

Green

21. Any nuisance issues (noise,
light, odour)?

Yes, constant traffic noise from the A5, exacerbated by wind direction. This is an ongoing concern.

Red

22. Any contamination issues?

None identified.

Green

23. Any known flooding issues?

The site is located within flood zone 1 and the SFRA shows it is in the lowest category of risk for surface
water flooding.

Green

24. Any drainage issues?

No issues identified.

Green

Red - 5

A VERY HIGH
GREEN
SCORING SITE
OF 8.

Amber - 6
Green - 13
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Witherley 10b – Hunt Kennels full development (No SHELAA Ref)
1. Overview
This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran BSc (Hons) MCIH MBA – Your Locale

Site - Details
Site summary :

No SHELAA Ref.

Site name and address:

Hunt Kennels full development.

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

About 1.05 HA – Approximately 26 units (2 and 3 bed dwellings).

Red

2. Current Use:

The site was previously used by the hunt kennels but is now vacant.

Green

3. Adjoining Uses:

The site is to the East of Kennel Lane which has modern houses on the other side of the Road.
Agricultural fields to the Southern, Eastern and Northern boundaries and the Hunt buildings make up the
majority of the site.

Green

4. Topography:

A relatively flat site that can be easily remediated.

Green

5. Greenfield or Previously
Developed Land?

A mainly brownfield site, with some greenfield required for access.

Amber

6. Site availability - Single
ownership or multiple
ownership?

Single ownership.

Green

7. Landscape & Visual Impact
(LVIA) considerations.

The majority of the buildings on the site are in a very poor state of repair. The location does have some
open countryside views to the surrounding areas, the location is urban fringe in character and
development would cause less than substantial harm to the quality and amenity of the open countryside
and will improve the overall character of the area if designed sensitively.

Amber

8. Important Trees, Woodlands &
Hedgerows?

The site is bounded on the Southern boundary with a substantial hedgerow and several trees are found
along Kennel Lane, the trees appear mainly self-set and none would be adversely affected by
development.

Green
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

9. Relationship with existing
pattern of built development?

The site is adjacent to the current built form and has a connected relationship to it. The land is only
visible from a small number of properties.

Green

10. Local biodiversity score.

Medium impact with a score of 2 due to the previous use of the majority of the site as hunt kennels.

Green

The site contains buildings and accommodation associated with the Atherstone Hunt. The red brick hunt
buildings (circa 1815) and Cottages (circa 1840) have been submitted to HBBC and the Leicestershire &
Rutland HER for inclusion on the local heritage list because of their rarity, historic association and
architectural interest. Any development on the site should preserve these assets.

Red

11. Listed Building or important
heritage assets and their
setting?

The other important heritage asset on the site is well defined Ridge and Furrow to the rear of the hunt
building which should be preserved.
Roman and medieval remains are found about 400m to the South of this site.

12. Impact on the conservation
area or its setting?

The site is near to the conservation area and a large renovation and small new build scheme of this
scale would have a less than substantial negative effect upon its setting.

Amber

13. Is there an adopted
pavement to and from the site?

No existing provision and as the nearest pavement is very close by on the other side of Kennel Lane it
appears straightforward to provide connectivity with the village centre.

Amber

14. Impact on existing vehicular
traffic?

A small scale negative impact on the village centre due to the number of units involved and the sites
central location.

Amber

15. Safe vehicular access to and
from the site?

An agricultural access is in place to the side of the existing kennels. Vehicular access could be possible
with significant improvements to facilitate this residential standard of access. An adequate visibility splay
and access dimensions to be agreed with the Highways Authority.

Amber

16. Distance to designated
village centre (public house).

Approximately 280m from the geographical centre of the site.

Red

17. Current existing
informal/formal recreational
opportunities on site?

A private recreation use was previously in place as the home of the kennels for the Atherstone hunt with
the associated horse paddocks, this use is no longer present.

Green

18. Ancient monuments or
archaeological remains?
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Definite Ridge and Furrow Earthworks recorded by Hall D (circa 2000) in the Turning the Plough Survey.
Confirmed on recent satellite photographs. Development would destroy this historical asset.
No other features on the site. However there is evidence in the surrounding area (including the proximity
of the scheduled monument) that there is a strong likelihood that buried archaeological remains will be

Red

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

affected by the proposed development and the developer must allow for the appropriate archaeological
reports and surveys which may be required.
19. Any public rights of
ways/bridle paths?

None identified within or adjacent to this location.

Green

20. Gas, oil, pipelines and
networks & electricity
transmission network?

None identified within the site.

Green

21. Any nuisance issues (noise,
light, odour)?

Yes, constant traffic noise from the A5, exacerbated by wind direction. This is an ongoing concern.

Red

22. Any contamination issues?

None identified.

Green

23. Any known flooding issues?

The site is located within flood zone 1 and the SFRA shows it is in the lowest category of risk for surface
water flooding.

Green

24. Any drainage issues?

No issues identified.

Green

Red - 5

A VERY HIGH
GREEN
SCORING SITE
OF 8.

Amber - 6
Green - 13
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Witherley 11 – Kennel Lane Lower Extension, Witherley (SHELAA Ref AS585)
1. Overview
This Strategic Sustainability Assessment (SSA) is a comparison of housing supply options to be used for Neighbourhood Plan (NP) making purposes. The
level of detail provided is appropriate for this purpose and is proportionate to the requirement of meeting the Basic Conditions. The SSA is not a substitute for
detailed professional assessments of site viability and other legal or regulatory matters that will require approval as a part of testing a residential planning
application. The SSA is a community led process and does not contain detailed professional site investigations and the SSA should be read and understood
in this context.
Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and therefore the
most sustainable locations are prioritised for potential residential development. The approach uses publicly available data including from the local authority
Strategic Housing and Economic Land Availability Assessment (SHELAA), Natural England, the Environment Agency, Rowmaps and Googlemaps etc. A site
visit has been undertaken to determine the locational context but the site itself has not be accessed in detail during the SSA.
Locally important factors have been considered and it is recommended that the wider community comment on the result of the SSA’s to help support a
ranking of the potential sites. The SSA’s are only a part of any potential development site selection, it is a best practise tool to rank potential sites in a NP and
the methodology is accepted by developers, land owners, Local Authorities and Planning Inspectors as being robust and proportionate for this task. The
SSA’s are fully compliant with the advice and guidance in the National Planning Policy Frameworks of 2012, 2018 and 2019.
This first stage of the SSA process assesses how developable a location is, the second stage assesses how deliverable the location is. Working in
partnership with landowners and Hinckley and Bosworth Borough Council (HBBC) enables a positive SSA process that meets or exceeds the housing target
and affordable housing requirements in HBBC’s emerging Local Plan.
2. Site Selection Criteria – two stages
The first stage is to use a scoring system for the residential sites based on a traffic light (Red, Amber or Green - RAG) score. For Witherley twenty five
indicators are being evaluated and the sites are numerically scored and ranked. This process assists with providing an overall picture of the developable
viability of the sites in the parish. A high green score indicates the more sustainable sites in the SSA process and provides an indication of how developable a
site is. However, it is important to note that there may be other factors which result in that site not being appropriate so a second stage of analysis considers if
a site is deliverable. Accordingly, both stages of the SSA process are used in determining the selection of allocated sites.
•
•
•

Red is scored for a negative assessment where significant mitigation is required;
Amber is scored where there are negative elements to the site and costly/disruptive mitigation measures will be required;
Green is scored for a generally positive assessment.

Within the different scoring categories sites will be ranked on their individual score - effectively the total of green scores minus red scores.
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Contact Details
Name(s) of Assessor(s)

Derek Doran BSc (Hons) MCIH MBA – Your Locale

Site - Details
Site summary :

HBBC SHELAA Ref AS585. Developable, 2023-27.

Site name and address:

Kennel Lane Lower Extension.

Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

1. Site area and capacity:

About 3.4HA – Approximately 64 units (3 bed dwellings).

Red

2. Current Use:

The site is a series of three part or whole fields, currently used for arable purposes and set to wheat,
these existing uses will need to be relocated.

Amber

3. Adjoining Uses:

The site is behind the public house and Roman villa remains to the South and to the East of Kennel Lane
which has modern houses on the other side of the Road. Agricultural fields to the Eastern and Northern
boundaries and the Hunt buildings to the North of the site.

Amber

4. Topography:

A relatively flat site that will not require major mitigation.

Green

5. Greenfield or Previously
Developed Land?

A greenfield site.

Red

6. Site availability - Single
ownership or multiple
ownership?

Single ownership.

Green

7. Landscape & Visual Impact
(LVIA) considerations.

The site has a very open and long distance view, the location feels very rural in character and
development would cause a substantial harm to the quality and amenity of the open countryside. LVIA –
there are 7 green dots on the map from the residents drop-ins.

Red

8. Important Trees, Woodlands &
Hedgerows?

The site is bounded on all sides by hedgerow with interspersed trees and individual trees (oak) located
within the site. The location feels very rural in character and development would cause a substantial

Red
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

harm to the quality and amenity of the open countryside. Development will require the destruction of
trees and/or hedgerow probably ancient.
9. Relationship with existing
pattern of built development?

The site is adjacent to the current built form and has a slight relationship to it. The land is visible from a
small number of properties.

Amber

10. Local biodiversity score.

A score of 3. The large field is has a low biodiversity score but the northern hedgerows which border to 2
small fields have a high biodiversity score.

Amber

11. Listed Building or important
heritage assets and their
setting?

The remains of a large Roman villa are known to lay within the Southern section of this site.
Development would cause substantial harm and several National bodies would oppose development.

Red

12. Impact on the conservation
area or its setting?

The site is outside of the conservation area and a large development of this scale would have a less than
substantial negative effect upon its setting.

Amber

13. Is there an adopted
pavement to and from the site?

No existing provision and as the nearest footpath is a long distance away on the other side of Kennel
Lane it appears difficult to provide connectivity with the village centre.

Amber

14. Impact on existing vehicular
traffic?

A large scale negative impact on the village centre due to the extremely large number of units involved.

Red

15. Safe vehicular access to and
from the site?

An agricultural access is in place to the Southern corner of the site. Vehicular access should be possible
with significant improvements and the destruction of trees and hedgerow to facilitate this residential
standard of access. An adequate visibility splay and access dimensions to be agreed with the Highways
Authority.

Amber

16. Distance to designated
village centre (public house).

Approximately 510m from the geographical centre of the site.

Red

17. Current existing
informal/formal recreational
opportunities on site?

None found.

Green

18. Ancient monuments or
archaeological remains?

The site contains a section of an extensive scheduled monument (1017585) The Roman Villa and
Associated Industrial Complex which is of national importance. In addition in excess of 2/3 of the site is
a monument listed as a roman town. Development on this site must be avoided as it would cause
substantial harm to the built remains of this nationally important heritage asset and to its setting. The

Red
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Site – Sustainability criteria relating to Location, Surroundings & Constraints

RAG Rating

remains of the Roman villa are an important consideration, It is against best practise to build over such
archaeological sites.
19. Any public rights of
ways/bridle paths?

Yes in the 2 narrow fields to the north of the site is a footpath. Development of the site will cause
detriment to the footpath as it will have a negative effect upon the current open countryside feel.

Amber

20. Gas, oil, pipelines and
networks & electricity
transmission network?

A utility cable will require re-siting.

Amber

21. Any nuisance issues (noise,
light, odour)?

Yes, constant traffic noise from the A5 and sporadic noise from the railway freight line, both exacerbated
by wind direction. This is an ongoing concern.

Red

22. Any contamination issues?

None identified.

Green

23. Any known flooding issues?

The site is located within flood zone 1, however, for this number of units a full SUDS solution will be
required.

Amber

24. Any drainage issues?

A stream runs on the east border of the small north east field. The location of the stream means that
ponding is found to the Eastern part of the site, easily mitigated.

Amber

Red - 9
SUMMARY

Amber - 11
Green - 4
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A HIGH RED
NEGATIVE
SCORING SITE
OF 5.

